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1. INTRODUCTION 

This document serves as an addendum to the approved  Initial Study/Mitigated Negative Declaration (IS/MND) 

prepared for the Vineyard Oak Subdivision, dated January 28, 2008.  

1.1. PURPOSE OF THE ADDENDUM 

The California Environmental Quality Act (CEQA) recognizes that following approval of an environmental 

document and prior to project implementation, one or more of the following may occur: 1) the project may 

change; 2) the environmental setting in which the project is located may change; 3) laws, regulations, or 

policies may change in ways that impact the environment; and/or 4) previously unknown information may 

arise. Prior to proceeding with project implementation, CEQA requires the Lead Agency to evaluate these 

changes to determine whether they affect the conclusions in the approved environmental document. 

CEQA Guidelines Sections 15162 and 15164 establish criteria to assess the appropriate level of environmental 

review when a project analyzed in a previously approved IS/MND or EIR has changed, or the environmental 

setting within which the review was carried out has changed. The Lead Agency is responsible for determining 

whether an addendum, supplemental, or subsequent environmental document is appropriate. As stated in 

CEQA Guidelines Section 15162 subdivision (a), a subsequent EIR or MND is not required unless the Lead 

Agency determines, on the basis of substantial evidence in light of the whole record, that: 

1. Substantial changes are proposed in the project which will require major revisions of the 

previous EIR or negative declaration due to the involvement of new significant environmental 

effects or a substantial increase in the severity of previously identified significant effects; 

2. Substantial changes occur with respect to the circumstances under which the project is 

undertaken which will require major revisions of the previous EIR or negative declaration due to 

the involvement of new significant environmental effects or a substantial increase in the severity 

of previously identified significant effects; or 

3. New information of substantial importance, which was not known and could not have been 

known with the exercise of reasonable diligence at the time the previous EIR was certified as 

complete or the negative declaration was adopted, shows any of the following: 

a. The project will have one or more significant effects not discussed in the previous EIR or 

negative declaration; 

b. Significant effects previously examined will be substantially more severe than shown in the 

previous EIR; 

c. Mitigation measures or alternatives previously found not to be feasible would in fact be 

feasible and would substantially reduce one or more significant effects of the project, but the 

project proponents decline to adopt the mitigation measure or alternative; or 

d. Mitigation measures or alternatives which are considerably different from those analyzed in 

the previous EIR would substantially reduce one or more significant effects on the 

environment, but the project proponents decline to adopt the mitigation measure or 

alternative. 

Section 15164 of the CEQA Guidelines specifies that the Lead Agency may prepare an addendum to an 

adopted Negative Declaration or EIR if only minor technical changes or additions are necessary and none of 

the conditions described in Section 15162, listed above, have occurred. 

1.2. APPLICABILITY AND USE OF THE ADDENDUM 

Based on the Project applications and technical studies prepared, the City of Calistoga has determined that 

the proposed changes to the previously approved Vineyard Oaks Subdivision will not result in potentially 

significant impacts that were not previously identified or analyzed, nor will the 2400 Grant Street Project 
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(“Project”) increase the severity of any previously identified impacts. Furthermore, there are no previously 

infeasible alternatives that are now considered feasible and no new mitigation measures considerably 

different than those previously analyzed that would reduce one or more significant effects. Lastly, none of the 

other factors set forth in CEQA Guidelines Section 15162(a)(3) apply to the Project. 

As proposed, the Project requires minor alterations to the public record to ensure that the previously adopted 

IS/MND accurately reflect the Project as currently proposed. As such, the City of Calistoga, acting as the Lead 

Agency, has determined that an addendum to the previously approved IS/MND is the appropriate level of 

review to address revisions to the previously approved project.  

Consistent with the requirements of CEQA, this addendum addresses impact categories that warrant an 

update to clarify the minor project modifications and environmental and regulatory settings since the IS/MND 

for the Vineyard Oaks Subdivision was adopted in 2008. 

2. BACKGROUND AND PROJECT DESCRIPTION 

This section provides a brief summary of Vineyard Oaks Subdivision Project, as approved by the City of 

Calistoga in 2008, as well as a detailed project description of the proposed Project as revised, which is the 

subject of this addendum. 

2.1. VINEYARD OAKS SUBDIVISION 

On June 8, 2008, the Calistoga City Council approved the Vineyard Oaks Subdivision to subdivide 2400 Grant 

Street (APN 011-010-013 & -014) and 1881 Mora Avenue (APN 011-021-002), Calistoga, Napa County, California 

94515 into 15 lots for single-family residential uses, including light agricultural uses such as cultivation of 

vineyards.  The single-family residences were estimated to be four- to five-bedrooms and up to and over 4,000 

square feet, including all garages and outbuildings. Water and wastewater service were to be provided by the 

City’s water and wastewater systems.   

The project included a request for a lot line adjustment with lands to the east located at 1881 Mora Avenue 

(APN 001-021-002). This lot line adjustment was requested in order to adjust approximately 13,507 square 

feet of land for the purposes of installing public utilities and to provide for emergency vehicle access (EVA) to 

Mora Avenue. Vehicular circulation was to be provided via tree lined public roadways (Valencia Lane and 

Hawthorne Place).  

The 2008 approval included a zoning amendment to Chapter 17.08 of the Zoning Ordinance to provide an 

alternative means for residential projects to satisfy the affordable housing requirements to allow for a 

Development Agreement that would include the payment of money into the Calistoga Housing Trust Fund in-

lieu of providing 20% of the resulting homes at an affordable rate. 

Entitlements granted on June 8, 2008 included Zoning Ordinance Amendment (ZO 2008-01), Tentative Tract 

Map (TTM 2007-02), Design Review (DR 2008-01) and Development Agreement (DA 2007-02). Prior to taking 

action on entitlement, the City considered the CEQA analysis (IS/MND), found it adequate, and adopted the 

IS/MND and Mitigation Monitoring and Reporting Program. Following approvals, no further activities 

occurred, the 15-lot subdivision was not constructed, and the project site has remained unimproved.  

2.2. PROJECT DESCRIPTION (PROPOSED PROJECT) 

The Project applicants, 2400 Associates, LLC, submitted a development proposal under the provisions of SB 

330, Housing Crisis Act of 2019, for the subdivision of 2400 Grant Street as described below. The applicant 

submitted the SB 330 Preliminary Application for 2400 Grant Street on October 3, 2023 that was deemed 

complete for vesting purposes in terms of ordinances, policies, and standards in effect on December 4, 2023, 

pursuant to California Government Code Section 65589.5(o). On January 24, 2024, the applicant submitted 
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the SB 330 Development Application consistent with the 180-day submittal timeframe under Section 

65941.1(a)(1)(D). Following the March 26, 2025 Planning Commission hearing, a revised site plan and Tentative 

Map were submitted on April 25, 2025.  

 

The Project consists of a 17-lot subdivision. Each lot would be developed with a single family residence.   

 

Relative to the Vineyard Oaks Project, the Project would include two additional single family residential lots 

and would result in a similar disturbance footprint and demand for utilities and services. The proposed 

modifications would remove the outfall to Garnet Creek, retain all stormwater onsite, and reconfigure the 

design of the access road to minimize impervious surfaces. 

Project Location  

The Project is located at 2400 Grant Street (APN: 011-010-057) within the City of Calistoga, Napa County, 

California (Figure 1: Regional Location). The 17.97-acre parcel is located on the north side of Grant Street 

between Mora Avenue and Centennial Circle. The site is surrounded by a combination of agricultural and 

residential uses on all sides (Figure 2: Vicinity Map). 

General Plan and Zoning  

The Project site is designated as Rural Residential (Figure 3: General Plan Land Use). which is intended to 

serve as a buffer between the agricultural lands within the county and at the city margins and the more 

urbanized areas of Calistoga. As described in the General Plan Land Use Element, areas with the Rural 

Residential Land use designation currently contain a mixture of agriculture and large-lot residential use. The 

General Plan intends to limit the density on the outskirts of the city and feather the density downwards in 

intensity from the downtown to the city’s edge. Uses allowed in the Rural Residential designation include crop 

production, vineyards, light agricultural structures, and single-family residences. The maximum density in 

Rural Residential is one unit per acre and only permitted if the following performance standards are met: 

• Cluster development where feasible to minimize the deleterious effects of monotonous development 

that contradicts the residential character of the community. 

• Preserve and enhance open spaces and agricultural lands. 

• Target higher densities, within the range, adjacent to the more densely-developed areas and lower 

densities, within the range, outward to the City’s edge consistent with the community’s interest in 

feathering development. 

• Provide landscaping and/or open space buffers between development and at the entrances to new 

development. 

• Maintain scenic vistas from public rights-of-way and existing private development. 

• Preserve natural resources important to the community, such as waterways. 

• Enhance the rural traditions of the community and preserve Calistoga’s small-town character through 

sensitive architectural and site planning.   

Surrounding land use designations adjacent to the Project site include Rural Residential to the north, east, 

and west and low density and medium density residential to the south; 

The City of Calistoga Zoning Ordinance implements the General Plan. Several different districts are identified 

in the Zoning Ordinance that are intended to, among other things, provide for a wide range of uses and 

implement the City’s vision to conserve open space and resources. The Project site is zoned Rural Residential 

(RR) (Figure 4: Zoning). The RR zoning designation allows for a range of uses, including one single-family 

dwelling unit per lot, as an allowable use by right. As set forth in Section 17.14.010 of the Calistoga Municipal 

Code (CMC), the purpose of the RR zoning designation is to allow the development of single-family residences 

on large lots that serve as a buffer between the agricultural lands within the city’s planning area and the more 



City of Calistoga   

2400 Grant St. 4 IS/MND Addendum 

developed part of Calistoga, along with light agricultural uses that are consistent with the Rural Residential 

land use designation of the Calistoga General Plan. Together with compatible accessory uses, other uses are 

allowed within the RR zone under certain circumstances in order to offset the cost of preserving large lots in 

agricultural production. The standard minimum lot size in the RR zoning district is 20,000 square feet, with 

minimum lot widths of 100 feet and minimum lot depth of 200 feet, for lots where City water and wastewater 

services can be provided. Maximum lot coverage for each lot in the zoning district is 30 percent. 

Existing Conditions 

The Project site is currently used as a vineyard and contains a modular home and various outbuildings. The 

site conditions remain unchanged since the 2008 IS/MND was approved, with the exception of the lot line 

adjustment.  

Project Description 

This Project proposes a 17-lot subdivision, which would support the development of 17 single-family homes 

on individual lots. The Project proposes frontage improvements consisting of relocation and redesign of the 

vehicular entry that would be located at the center of the site from Grant Street between Lots 1 and 17. As 

part of the Project, a new multi-use pathway will be installed at the site frontage and on the opposite side of 

Grant Street as an off-site improvement. Primary vehicular access is provided from Grant Street via a new 

paved private access road through the middle of the site, which would provide access to all lots and terminate 

in a hammerhead turnaround. An emergency vehicle access route would be provided from Mora Avenue 

between Lots 12 and 13. The Project proposes installation of utility lines and equipment, including water, 

sewer, and storm drain lines to connect to existing lines along Grant Street. The Project proposes the removal 

of 16 out of 227 trees in order to accommodate the proposed development. 

Figure 5: Site Plan shows the proposed subdivision onsite.  

New Structures 

The Project includes the development of 17 new single-family residential units that will comply with City 

standards and will undergo design review in compliance with Chapter 17.41 of the City’s Zoning Code. Plans 

for the construction of units will be submitted and reviewed under a separate application or applications.  

Access and Parking 

The primary vehicular access to the site would be provided from Grant Street, with one paved entry that would 

provide access via a private road. The existing driveway to the site would be redesigned to create a t-

intersection with Grant Street to provide entry and egress between Grant Street and the interior circulation 

network. The site design features a new paved private access road through the center of the site which 

provides access to the driveways of single-family lots and terminates in a hammerhead turnaround. Vehicular 

circulation within the site is maintained through an access easement. Parking in accordance with the Calistoga 

Zoning Code will be provided for each residence. The Project also includes a pedestrian pathway that provides 

access to Grant Street, where a multiuse pathway is planned at the site frontage. 

Landscaping and Lighting 

Landscaping plans will be reviewed during the design review process and will be required to comply with both 

City standards and the State’s Model Water Efficient Landscape Ordinance. The Project proposes to preserve 

a majority of the existing trees on site as part of the design but would involve the removal of 16 of 227 trees. 

New trees would be planted consistent with the replacement ratios and requirements from the Public Works 

Department upon review of final plans for the tree removal permit.  
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A lighting plan will be reviewed for compliance with City standards as part of the design review process. 

Lighting introduced by the project would be required to be hooded, shielded and directed downward and 

shall be designed and equipped with motion detector switching and/or timers.  

Water Supply 

The City acquires potable water supplies from two main sources: 1) Kimball Reservoir; and 2) the State Water 

Project through the North Bay Aqueduct connection pipeline via the City of Napa. The City’s water system 

includes storage tanks with a capacity of 2.5 million gallons, 30 miles of distribution and 20 miles of 

transmission mains. The City of Calistoga provides domestic water service to 1,566 accounts, but currently 

does not serve the site. An existing potable water service runs along Grant Street and Mora Avenue and will 

provide water service connections for the Project. 

Wastewater 

Wastewater generated in the City of Calistoga is conveyed for processing at the City of Calistoga’s Dunaweal 

Wastewater Treatment Plant (WWTP), a 0.84 million gallon per day (mgd) average dry weather flow activated 

sludge tertiary treatment plant. Some tertiary treated effluent may be discharged to the Napa River from 

October 1st through May 15th (per NPDES Permit No. CA0037966, Order 00-1312). During the remainder of 

the year, effluent is distributed for recycled water use or stored for future use in effluent storage ponds.  The 

Project includes the construction of a private sewage pump that would serve the site and pump sewage 

approximately 300 feet southeast along Grant Street through a force main into the City’s existing sanitary 

sewer main. 

Solid Waste 

Solid waste (debris, construction waste, recyclable materials, and green waste/compost) generated in the City 

of Calistoga is collected by Upper Valley Disposal and Recycling and delivered to the Clover Flat Landfill for 

disposal. The landfill is permitted to receive 600 tons per day, currently disposes of approximately 134 tons 

per day, and as of December 2022 had 1,965,116 cubic yards of capacity remaining. 

Storm Drainage Infrastructure 

Within the City of Calistoga, storm drains convey runoff from impervious surfaces such as streets, sidewalks, 

and buildings to gutters that drain to creeks, the Napa River, and ultimately to the San Pablo Bay. This water 

is untreated and carries with it any contaminants picked up along the way such as solvents, oils, fuels and 

sediment. The City’s Stormwater Ordinance establishes the standard requirements and controls on the storm 

drain system to which all existing and proposed development must comply. Currently stormwater onsite 

sheet flows towards Grant Street.  

The Project will provide stormwater management including an on-site bio-retention facility and conform to 

state and federal requirements for storm water treatment and discharge. No outfall to Garnett Creek is 

proposed.  Storm drain lines will be installed on- and off-site to connect with existing lines on Grant Street. 

Additionally, a minor storm drain line replacement segment is proposed at the Mora Avenue access.  

Frontage and Off-Site Improvements 

The Project proposes improvements along the site frontage to Grant Street and off-site along Grant Street. A 

new curb cut and paved entry into the site would be installed in between Lot 1 and Lot 17 at Grant Street. The 

Grant Street frontage within the site boundaries is designed with a multiuse path and a crosswalk at the east 

and west approach of the new intersection. On the opposite side of Grant Street, a Class IV Multi-Use Path is 

proposed consistent with the Calistoga Active Transportation Plan.  
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Site Preparation and Construction  

The Project would include site grading, construction of the new private road, EVA access, installation of utility 

connections, and public improvements. Construction of the homes would occur at a later date.  Site grading 

is expected to result in 2,813 cubic yards (cy) of cut and 227 cy of fill for a net 2,586 cy of cut. Approximately 

1,290 CY of base rock is anticipated to be imported. A variety of construction equipment would be utilized 

including graders, pavers, loaders, back hoes, and water trucks. Site preparation would involve removal of 

approximately 16 protected trees to accommodate the proposed development. Site improvement 

construction includes grading, driveways, parking areas, travel ways, and installation of utility lines and 

fixtures. Utilities would be extended onsite to provide municipal services including water and sewer. 

Stormwater improvements would be installed along with any required lighting.   

Requested Discretionary Actions 

The Project has requested the following discretionary entitlements from the City of Calistoga: 

• Tentative Subdivision Map 

• Tree Removal Permit 

 

In addition to the requested discretionary actions, the Project is subject to Design Review (objective design 

and development standards) and a Final Subdivision Map which will be required prior to issuance of a building 

permit for any of the proposed homes.   

Other Public Agency Review 

No outside public agency reviews or approvals are anticipated for the Project.  

California Native American Tribal Consultation  

In accordance with Public Resources Code (PRC) Section 21084.2, lead agencies are required to consider Tribal 

Cultural Resources (TCR) including a site feature, place, cultural landscape, sacred place or object, of cultural 

value to the tribe and is listed on the California Register of Historic Resources (CRHR) or a local register, or the 

Lead agency, at its discretion, chooses to treat resources as such. In accordance with PRC Section 21080.3.1(d), 

on May 24, 2024, the City of Calistoga provided written formal notification to the Mishewal-Wappo, Guidiville 

Rancheria, and the Pinoleville Pomo Nation which included a brief description of the proposed project and its 

location, the City of Calistoga’s contact information, and a notification that the tribal representative of the 

Mishewal-Wappo has 30 days to request consultation pursuant to this section. As of July 2024, no response 

from California Native American Tribes notified in accordance with AB 52 have been received.  
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Figure 1: Regional Location 
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Figure 2: Project Vicinity 
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Figure 3: General Plan 
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Figure 4: Zoning 
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Figure 5: Site Plan 
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3. FINDINGS OF THE ADDENDUM 

As previously stated, this document serves as an Addendum to the previously adopted Vineyard Oaks 

Subdivision 2400 Grant Street IS/MND (SCH No. 2008022011). The Environmental Analysis section below, 

describes the environmental impacts of the proposed 2400 Grant Street Subdivision project (“Project”) as 

compared to the impacts of the previously approved Vineyard Oaks Subdivision project which was 

independently analyzed in the aforementioned IS/MND. Specifically, the following section addresses those 

areas that could potentially result in new or more severe impacts, discusses the adequacy and applicability of 

previously adopted mitigation measures to the proposed Project, and addresses whether any new or more 

severe impacts would result from the proposed Project relative to the project analyzed in the Vineyard Oaks 

Subdivision IS/MND. 

4. ENVIRONMENTAL ANALYSIS 

This section includes an analysis of the impacts of the Project, as revised, compared to the environmental 

analyses (IS/MND) approved for the former Vineyard Oaks project.  

4.1. VINEYARD OAKS ISMND 

The IS/MND for the Vineyard Oaks project, approved by the City Council in 2008, determined that no 

significant impact to the environment will result from the proposed project, with implementation of mitigation 

measures. The reasons for the findings are stated as:  

1. That the project, together with and any provision for its design and improvement, is consistent with 

the General Plan and the provisions of the Calistoga Municipal Code. 

2. An Initial Study prepared pursuant to the California Environmental Quality Act and has been 

considered as a result of this project and although the project could have a significant effect on the 

environment, there will not be a significant effect in this case because mitigation measures to reduce 

all impacts to a level of insignificance or to avoid such impacts have been identified and agreed to by 

the applicant. A Mitigated Negative Declaration should therefore be prepared with the mitigation 

measures as adopted as Mitigation Measures. 

3. The Vineyard Oaks Subdivision project is compatible with the surrounding uses and the site is 

physically suitable for the type and density of the development.  

4. The proposed project will not result in detrimental or adverse impacts upon the public resources, or 

public health, safety and welfare. 

5. As mitigated this project will not result in any significant adverse environmental impacts. There is no 

evidence that this project will result in any adverse impacts to fish and wildlife habitat.   

4.2. APPLICABILITY OF MITIGATION MEASURES 

This Addendum to the IS/MND incorporates and carries forward mitigation measures to address potentially 

significant impacts to Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology/Soils, 

Hydrology/Water Quality, Noise, and Utilities and Service Systems. All applicable mitigation measures, 

conditions of approval, and BMPs identified in the Vineyard Oaks IS/MND are required to be implemented by 

the proposed Project. Updates to mitigation measures are identified and imposed, as appropriate, to 

reference the latest materials associated with the proposed Project and to reflect the latest regulatory 

conditions and guidelines. Where updates are identified, the changes are described in the relevant Section 

4. Environmental Analysis sections below. An updated version of the MMRP is included in Section 6. 
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Mitigation Monitoring and Reporting and shows proposed changes in strikethrough, indicating deleted text 

and underline, indicating new text.  

Consistent with CEQA Guidelines Section 15162 and 15164, the Addendum to the Vineyard Oaks IS/MND 

focuses on resource areas that could potentially result in new significant environmental effects or a 

substantial increase in the severity of previously identified effects in the Vineyard Oaks IS/MND.  

4.3. TOPICS AREAS WITH NO IMPACT OF MINIMAL CHANGES 

Based on the significance findings, application of site-specific mitigation measures, and requirement that the 

Project comply with applicable standard conditions and Best Management Practices (BMPs), as well as no 

substantial changes in effects or conditions from those previously analyzed, the following environmental 

topics would not result in new significant effects or a substantial increase in the severity of previously 

identified effects:  

• Aesthetics (less than significant with mitigation measures) 

• Geology/Soils (less than significant with mitigation measures) 

• Hazards & Hazardous Materials (no impact) 

• Hydrology/Water Quality (less than significant with mitigation measures) 

• Land Use (no impact) 

• Mineral Resources (no impact) 

• Noise (less than significant with mitigation measures) 

• Population and Housing (no impact) 

• Public Services (no impact) 

• Utilities (less than significant with mitigation measures) 

• Recreation (no impact) 

• Mandatory Findings of Significance (less than significant with mitigation measures) 

Brief discussions of these topics are provided below:   

Aesthetics 

The IS/MND determined less than significant impacts with respect to potential impacts to scenic vistas, scenic 

resources, and existing visual character from proposed development. In comparison to the Vineyard Oaks 

project, the subject Project also proposes development of a single family residential subdivision with a similar 

scale of development (17 units compared to 15 units) and new homes would be required to comply with the 

development standards for the RR district and applicable objective design standards contained in the 

Calistoga Zoning Code. In regards to lighting, the IS/MND determined less than significant impacts with 

mitigations. The Project would implement Mitigation AES-1 as previously adopted. As such, the Project would 

not result in new significant environmental effects or a substantial increase in the severity of previously 

identified effects. 

Geology and Soils 

The IS/MND determined less than significant impacts with mitigations related to geology and soils. No impact 

was found regarding soil capacity for septic tanks. Less than significant impacts were found for seismically-

induced hazards. Impacts were determined to be less than significant with mitigations regarding geologic 

stability and expansive soils. Mitigation GEO-1 required preparation of a stormwater pollution prevention 

plan; the Project would implement Mitigation GEO-1 as previously adopted. Mitigation GEO-2 required 

incorporation of geotechnical report recommendations into the plans prior to building and grading permit 

issuance; the Project would implement Mitigation GEO-2 with an update to reference the latest geotechnical 
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report associated with the Project. As the geologic conditions and setting of the site have not substantially 

changed and an updated project geotechnical report was recently prepared (April 15, 2024), the Project would 

not result in new significant environmental effects or a substantial increase in the severity of previously 

identified effects. 

Hazards and Hazardous Materials 

The IS/MND determined no impacts related to hazards and hazardous materials. The Project, like the Vineyard 

Oaks project is a residential subdivision and conditions of the site have not changed.  As such, the Project 

would not result in new significant environmental effects or a substantial increase in the severity of previously 

identified effects. 

Hydrology and Water Quality 

The IS/MND determined less than significant impacts with mitigations related to hydrology and water quality. 

No impacts were determined related to flood hazards and groundwater depletion. Less than significant 

impacts related to alteration of drainage patterns resulting in erosion and degradation in water quality were 

identified. Impacts were determined to be less than significant with mitigations regarding water quality 

standards and discharge, alteration of drainage patterns on flooding, and runoff to drainage systems. The 

Project is similar in the scope of development to the Vineyard Oaks project, as a residential subdivision, with 

comparable impacts. The Vineyard Oaks project included an outfall to Garnett Creek that the proposed Project 

does not have in its design, which reduces potential water quality impacts. The Project would implement 

mitigation measures WQ-1 to WQ-6 as previously adopted without any required changes. Mitigation measures 

established in the IS/MND ensure final design and operations would be in accordance with standards and 

regulations. As such, the Project would not result in new significant environmental effects or a substantial 

increase in the severity of previously identified effects. 

Land Use 

The IS/MND determined no impacts related to land use. The Project is comparable to the Vineyard Oaks 

project as a residential subdivision on the same site.  As such, the Project would not result in new significant 

environmental effects or a substantial increase in the severity of previously identified effects. 

Mineral Resources 

The IS/MND determined no impacts related to mineral resources. The conditions of the site have not changed.  

As such, the Project would not result in new significant environmental effects or a substantial increase in the 

severity of previously identified effects. 

Noise 

The IS/MND determined less than significant impacts with mitigations related to noise. No impacts were 

determined regarding ambient increase in noise levels and noise associated with airports. Less than 

significant impacts were found related to groundbourne vibrations. Impacts were determined to be less than 

significant with mitigations regarding excess noise related to temporary construction activities. The Project is 

comparable to the Vineyard Oaks project in its scope of development as a residential subdivision. Mitigation 

measures N-1 to N-4 related to construction activities would be implemented by the Project during 

construction. As such, the Project would not result in new significant environmental effects or a substantial 

increase in the severity of previously identified effects. 

Population and Housing 
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The IS/MND determined no impacts related to population and housing. The Project is comparable to the prior 

project as a residential subdivision. No impacts were determined for substantial population growth or 

displacement in the prior project, which is comparable to the scope of the proposed Project. As such, the 

Project would not result in new significant environmental effects or a substantial increase in the severity of 

previously identified effects. 

Public Services and Recreation 

The IS/MND determined no impacts related to public services and recreation. The Project is comparable in 

scope to the prior project. As new development, the Project is subject to payment of standard development 

impact fees to offset the incremental increase in use of services and facilities generated by the development. 

As such, the Project would not result in new significant environmental effects or a substantial increase in the 

severity of previously identified effects. 

Utilities 

The IS/MND determined less than significant impacts with mitigations related to utilities. No impacts were 

determined regarding compliance with solid waste regulations.  Less than significant impacts were found for 

wastewater treatment, water supply, and landfills. Impacts were determined to be less than significant with 

mitigations regarding stormwater drainage facilities. The Project is comparable in scope to the prior project. 

Initial review of drainage facilities has been conducted by the Public Works Department, and the construction 

plans would be subject to final verification of use, capacity, and improvements to be constructed prior to 

permit issuance. As a new development, the Project is subject to payment of standard development impact 

fees that address the incremental increase in use of services and utilities generated by the development. As 

such, the Project would not result in new significant environmental effects or a substantial increase in the 

severity of previously identified effects. 

Mandatory Findings of Significance 

The IS/MND determined less than significant impacts with mitigations related to impact on habitats. The 

Project would implement mitigation measures in its development. As with the prior project, the proposed 

Project is consistent with the anticipated build out of the General Plan and associated cumulative impacts fall 

within the range addressed by the General Plan, including adherence to regulatory requirements and/or 

conditions of approval as required by the General Plan. As such, the Project would not result in new significant 

environmental effects or a substantial increase in the severity of previously identified effects. 

4.4. FOCUSED ADDENDUM DISCUSSION 

The following analysis includes a discussion of those resource areas that warrant more focused discussion 

due to specific characteristics of the Project, updates in regulations and guidelines since adoption of the 

IS/MND, and refinements/clarifications to mitigation measures to reflect the proposed Project and current 

regulatory requirements. The analysis includes a discussion of the following: 

• Agriculture  

• Air Quality 

• Biological Resources 

• Cultural/Tribal Cultural Resources 

• Energy 

• Greenhouse Gases 

• Transportation/Circulation 

• Wildfire 
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AGRICULTURAL RESOURCES 

The Project site is located on 17.97 acres of what is designated as Prime Farmland by the Department of 

Conservation’s Farmland Mapping and Monitoring Program. The site is presently operated as a vineyard.  

Trees on the Project site are located on the southern portion of the site around the existing site structure(s). 

However, they do not constitute forestland as described in Public Resources Code section 4526 nor 

timberland zoned Timberland Production as defined by Government Code section 51104(g).   

The IS/MND concluded that the Vineyard Oaks project would result in less than significant impacts to 

Agricultural Resources. However, in 2008, the Project site was designated as “Unique Farmland” by the State 

of California Department of Conservation Farmland Mapping and Monitoring Program.  Since then, the site’s 

designation has been updated to Prime Farmland. Therefore, a Land Evaluation and Site Assessment was 

prepared by M-Group dated June 12, 2024 (Appendix A).  

The Land Evaluation and Site Assessment (LESA) model is an approach for rating the relative quality of 

agricultural land resources based upon specific measurable features. The formulation of the California LESA 

Model is intended to provide lead agencies under the California Environmental Quality Act (CEQA) with an 

optional methodology to ensure that significant effects on the environment of agricultural land conversions 

are quantitatively and consistently considered in the environmental review process. There are two 

components to the LESA: 1) the Land Evaluation Score and 2) the Site Assessment Score.   

The Land Evaluation portion of the LESA Model focuses on two main components that are separately rated, 

the Land Capability Classification (LCC) Rating, and the Storie Index Rating. Soil conditions on the site are 

characterized by Bale loam, 0 to 2 percent slope, which is classified as 3w on the Land Capability Classification 

Index by the United States Department of Agriculture Natural Resources Conservation Service. Class 3 soils 

have severe limitations that restrict the choice of plants or that require special conservation practices, or both. 

Soils are classified using the Storie Index which is based on soil properties that govern the potential for soil 

map unit components to be used for irrigated agriculture in California. Based on the LCC subclass 3w (non-

irrigated), the site exhibits a Land Capability Classification score of 60 and a Storie Index score of 70.  

The Site Assessment score is determined through an evaluation of the Project Size Rating, the Water 

Resources Availability Rating, the Surrounding Agricultural Land Rating, and the Surrounding Protected 

Resource Land Rating. The site is not irrigated and there are both physical and economic constraints to 

irrigation, but dryland farming is feasible in both drought and non-drought years.  The Project site is zoned 

Rural Residential which is characterized by large lots and intended to serve as a buffer between the 

agricultural lands around the city and the urbanized part of Calistoga. The Project site is surrounded by both 

urban land and agricultural farmland. Within the Zone of Influence, or parcels that have any portion within 

one quarter mile of the largest rectangle that will fit around the site, as defined by the Land Evaluation and 

Site Assessment (LESA), 48% of lands are in agricultural production. This is based on a conservative estimate 

that includes vacant parcels of one acre or more and rural residential parcels that contain active agriculture. 

2400 Grant St has a Project Size Score of 10, a Water Resources Availability Score of 25, a Surrounding 

Agricultural Land Score of 20 and a Surrounding Protected Resource Land Score of 0.  

The Land Evaluation Subscore for the site is 32.5 and the Site Assessment subscore for the site is 8.25. The 

total LESA score for the Project site is thus 40.75.  The LESA model states that a final LESA score between 40 

to 59 is considered significant only if the Land Evaluation Subscore and the Site Assessment subscore are 

each greater than or equal to 20 points. The Site Assessment Subscore is 8.25 which is not over 20 points. 

Therefore, both scores are NOT over 20 points each and the Project’s proposed conversion of prime farmland 

would be less than significant.  



City of Calistoga   

 

2400 Grant St. 22 IS/MND Addendum 

Therefore, the Project will not result in any new or more severe impacts to agricultural resources as compared 

to impacts evaluated in the IS/MND. 

AIR QUALITY 

The IS/MND concluded that with implementation of mitigation measures, the Vineyard Oaks project would 

result in less than significant impacts to air quality due to a cumulatively considerable net increase of criteria 

pollutants or exposure of sensitive receptors to substantial pollutant concentrations. Additionally, the IS/MND 

concluded that the Vineyard Oaks project would have a less than significant impact due to a conflict with an 

applicable air quality plan or other emissions, such as odor, that would adversely impact a substantial amount 

of people. 

The proposed Project is consistent with the 2017 Bay Area Clean Air Plan (CAP) as it proposes development 

within Calistoga’s city limits, thereby limiting sprawl; implements best management practices (BMPs) to 

protect air quality during construction; and generates air quality emissions below thresholds established by 

the Bay Area Air Quality Management District (BAAQMD). As such, the Project would continue to have less 

than significant air quality impacts related to a conflict with an applicable air quality plan as the proposed 

residential use would support the stated goals of the 2017 CAP. 

The proposed Project will be required to implement Mitigation Measure AQ-1 identified in the IS/MND and 

modified to reflect the latest BAAQMD BMPs, which requires incorporation of a variety of dust control 

measures during construction activities including watering the Project site, covering haul loads, limiting idling 

time, and temporarily halting construction when winds are greater than 15 miles per hour. The Project would 

implement both basic and enhanced BAAQMD BMPs, as provided in the latest BAAQMD guidelines that 

further minimize potential air quality impacts due to proximity to residential uses. With implementation of 

Mitigation Measure AQ-1, as modified, the Project will continue to have a less than significant impact to air 

quality during construction.  

The IS/MND included mitigation measure AQ-2, which required that wood fireplaces, wood stoves and 

outdoor stoves/cooking centers include natural gas to reduce emissions. Under the latest BAAQMD 

standards, wood burning stoves, fireplaces, and ovens are prohibited. The Project does not include wood 

fireplaces or wood stoves. Therefore, mitigation measure AQ-2 is no longer applicable and will be deleted 

from the MMRP.  

Additionally, the proposed subdivision with 17 units, as with the previously approved 15-unit subdivision, falls 

below BAAQMD thresholds for operational emissions for single family homes1 and as such will continue to 

result in less than significant impacts to air quality during operation. Furthermore, as a residential use the 

Project will not create perceptible odors at operation and will continue to have a less than significant impact 

to air quality as it will not result in other emissions that adversely affect a substantial number of people. 

Similar to impacts identified in the IS/MND, construction of the Project could result in health risks to sensitive 

receptors within the immediate vicinity due to exposure to exhaust emissions generated during construction 

activities. However, the Project reduces the volume of grading, earthwork, and off hauling relative to the 

IS/MND. Furthermore, construction equipment is subject to the latest requirement of the California Air control 

Board (CARB), which requires emission reductions relative to the standards in place in 2008. Furthermore, at 

 

1 Operational screening criteria for Single Family Residences is 421 dwelling units. Table 4-1-, pg. 4-4 Bay Area Air Quality Management 

District 2022 CEQA Guidelines, April 20, 2022. 
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operation, the Project, as a residential development, will not generate air quality emissions that affect 

sensitive receptors in the vicinity of the Project site. Potential impacts to sensitive receptors at operation of 

the Project will continue to be less than significant, as residential projects do not generate emissions that 

would result in health impacts. Therefore, health risk impacts due to construction of the Project will also be 

less than significant. 

As stated above, Mitigation Measure AQ-1 of the IS/MND, which ensures implementation of BMP set forth by 

BAAQMD, is modified to reflect the latest language of the BAAQMD BMPs for construction. To reflect the 

change of Mitigation Measure AQ-1, to capture the latest BAAQMD, the Mitigation Monitoring and Reporting 

Program (MMRP) has been revised, showing text deletions in strikethrough and text insertions in underline. 

Measure AQ-2 is not applicable to the Project and has been deleted.   

BIOLOGICAL RESOURCES 

The IS/MND concluded that with mitigation, the Vineyard Oaks Project would result in less than significant 

impacts to biological resources. A Biological Resources Assessment, dated November 2023 (Appendix B), was 

prepared for the proposed Project and did not identify any new or changed biological conditions relative to 

the findings presented in the Vineyard Oaks IS/MND. Additionally, an updated Tree Evaluation report 

(Appendix C), dated April 25, 2025, was prepared for the proposed Project. The following identifies 

refinements to the mitigation measures presented in the Vineyard Oaks IS/MND to reflect the proposed 

Project and updated regulatory conditions.   

Measure BIO-1 requires a Tree Removal and Replacement Plan consistent with a Tree Mitigation Plan dated 

December 16, 2007. The proposed Project includes an updated Tree Evaluation, dated April 25, 2025, 

reflecting the current site plan (Appendix C). As such, measure BIO-1 is modified to reference the 2025 Tree 

Evaluation.  

Measure BIO-2 requires the use of tree protection measures including six-foot chain link fencing around the 

dripline of trees to be preserved and signage prohibiting the parking of vehicles under the tree’s dripline.  

Under the proposed Project, measure BIO-2 has been refined to reference the April 25, 2025 Tree Plan, as 

well as the City of Calistoga Root Protection Zone Guidelines (RPZ). Therefore, as with the Vineyard Oaks 

Project, the proposed Project would result in less than significant impacts to trees with mitigation.  

Measure BIO-3 provides for the protection of jurisdictional waters associated with the Vineyard Oaks Project’s 

outfall to Garnet Creek. The subject Project does not involve improvements to the outfall as stormwater is 

adequately managed onsite through the proposed installation of stormwater management and Low Impact 

Development features. The Preliminary Stormwater Control Plan prepared on May 21, 2025 (Appendix D), 

demonstrates that the Project has been designed to limit stormwater flows leaving the site to not exceed 

predevelopment conditions. This is achieved with on-site stormwater detention using a bioretention basin at 

the southeast corner of the project site. The basin is designed to fill with stormwater and create a temporary 

pond that will draw down once a large rain event subsides. The Biological Resources Assessment, dated 

November 2023 (Appendix B), did not identify any wetland resources or jurisdictional waters onsite. As such, 

Measure BIO-3 is not applicable to the proposed Project and has been deleted.  

Measure BIO-4 remains applicable and will be unchanged under the proposed Project. 

Measure BIO-5 imposes preconstruction surveys for nesting birds. Under the proposed Project, measure Bio-

5 has been revised to reflect the latest CDFW guidance and per the Migratory Bird Treaty Act. 

Measure BIO-6 imposes preconstruction surveys for special status bats. Under the proposed Project, measure 

BIO-6 has been revised to reflect the latest CDFW guidance on special status bats including habitat assessment 
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for features that could support bats and procedures to follow in the event that special status bats are 

identified. As such, measure BIO-6 has been modified accordingly. 

With refinements to the biological resources mitigation measures, as summarized above, the proposed 

Project will not result in any new or more severe impacts to biological resources as compared to impacts 

evaluated in the Vineyard Oaks IS/MND. 

CULTURAL/TRIBAL CULTURAL RESOURCES 

The IS/MND concluded that with mitigation, the Vineyard Oaks project would result in less than significant 

impacts to cultural resources. The IS/MND predates the CEQA mandated inclusion of Tribal Cultural Resources 

chapter in accordance with Appendix G of the CEQA Guidelines. Although the IS/MND does not contain a 

standalone Tribal Cultural Resources discussion chapter, analysis of cultural resources and associated 

mitigation measures in the IS/MND included consideration of tribal cultural resources.  

Mitigation Measure CR-1 requires that prior to the initiation of construction or ground-disturbing activities, all 

construction personnel should be alerted to the possibility of buried cultural remains (i.e., prehistoric and/or 

historic resources). Personnel should be instructed that upon discovery of buried cultural materials, work in 

the immediate vicinity of the find should cease and a qualified archaeologist should be contacted 

immediately. 

Mitigation Measure CR-2 provides for if archaeological, historical, paleontological resources or other human 

remains are encountered, all construction activity in the affected area shall cease and no materials shall be 

removed until a qualified professional surveys the site and mitigation measures can be proposed by the 

qualified professional to the satisfaction of the Planning Division for approval and subsequent 

implementation by the permit holder. To reflect changes to state law that have taken effect since the adoption 

of the IS/MND, CR-2 has been revised to add additional provisions in the event that human remains are 

discovered. 

In accordance with Public Resources Code (PRC) Section 21084.2, lead agencies are required to consider Tribal 

Cultural Resources (TCR) including a site feature, place, cultural landscape, sacred place or object, of cultural 

value to the tribe and is listed on the California Register of Historic Resources (CRHR) or a local register, or the 

Lead agency, at its discretion, chooses to treat resources as such. In accordance with PRC Section 21080.3.1(d), 

on May 24, 2024, the City of Calistoga provided written formal notification to the Mishewal-Wappo, Guidiville 

Rancheria, and the Pinoleville Pomo Nation which included a brief description of the proposed Project and its 

location, the City of Calistoga’s contact information, and a notification that the tribal representative of the 

Mishewal-Wappo has 30 days to request consultation pursuant to this section. No response to the City’s 

notification was received.  

The Cultural Resource Inventory prepared on January 16, 2024, found that although the entire parcel has been 

disturbed, artifactual materials were present within various portions of the site. Due to the high potential for 

additional archaeological materials, the Project could result in potentially significant impacts to tribal cultural 

resources. In order to ensure that the Project does not result in new significant impacts or increase the level 

of impacts, measure CR-1 has been revised to include a requirement that an archaeologist and a tribal 

representative of the Mishewal-Wappo (if they choose to participate) be present during initial grading 

throughout the Project site. Similarly, CR-2 has been revised to incorporate provisions of the Health and Safety 

Code regarding human remains if encountered.  

Additionally, an Assessment of the Building within the Project area was prepared by Greg Matuzak 

Environmental Consulting on May 22, 2024 (Appendix E). A Preliminary Historic Resource Evaluation (PHRE) 

of the structure was prepared by M-Group’s Historic Preservation Specialist on June 28, 2024 (Appendix F). 
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The evaluation found that the structure is not associated with events or a pattern of events that have made a 

significant contribution to local or regional history, nor is it associated with the lives of persons important to 

local, California, or national history.   

The design and construction of the structure reflects a Minimal Traditional architectural style, and is not an 

outstanding example of its respective architectural style within the context of the style as represented in 

California or the City of Calistoga. The PHRE found that the structure (1) is not individually eligible for the 

California Register of Historical Resources, (2) does not qualify individually as a historical resource under CEQA 

Guidelines §15064.5(a)(3), and (3) does not meet the City of Calistoga’s Municipal Code definition for a “historic 

structure.” 

As presented above and with mitigation measures as refined, the proposed Project will not result in any new 

or more severe impacts to Cultural or Tribal Cultural Resources as compared to impacts evaluated in the 

IS/MND. 

GREENHOUSE GASES 

The IS/MND predates the CEQA mandated inclusion of Greenhouse Gases chapter in accordance with 

Appendix G of the CEQA Guidelines. As such, the IS/MND does not contain a GHG discussion and no GHG 

findings were directly made, although Measure AQ-2 was imposed to reduce emissions associated with 

burning wood and as described above is no longer applicable under the proposed Project.  

Though the BAAQMD does not have established thresholds for GHG emissions during construction, 

implementation of best management practices during construction are effective in reducing GHG emissions 

generated during construction activities. As such, Mitigation Measures AQ-1 identified in the IS/MND and as 

modified per discussion above in Air Quality, shall be implemented during construction of the Project. This 

measure ensures that impacts related to GHG emissions during construction of the Project will result in less 

than significant impacts. A 17-unit single family residential subdivision would have a less than significant 

operational GHG impact. Therefore, the Project has demonstrated compliance with the BAAQMD best 

management practices and construction impacts from GHG emissions will be less than significant. 

Therefore, the Project will not result in any new or more severe impacts to Greenhouse Gas Emissions as 

compared to impacts evaluated in the IS/MND. 

ENERGY 

The IS/MND predates the CEQA mandated inclusion of an Energy chapter in accordance with appendix G of 

the CEQA Guidelines. As such, the IS/MND does not contain an Energy discussion and no Energy findings were 

previously made. 

The Project is subject to the latest CalGreen Building Code, which improves public health, safety, and general 

welfare by enhancing the design and construction of buildings through the use of building concepts that have 

a reduced negative impact or positive environmental impact and encourage sustainable construction 

practices. The provisions of the code apply to the planning, design, operation, construction, use, and 

occupancy of every newly constructed building or structure throughout California. Requirements of the 

CALGreen Code include, but are not limited to, the following measures: 

• Installation of Electric Vehicle (EV) charging infrastructure in residential and non-residential structures; 

• Maximum fixture water use rates; 

• Compliance with the California Department of Water Resources’ Model Water Efficient Landscape 

Ordinance (MWELO), or a local ordinance, whichever is more stringent;  

• Diversion of 65 percent of construction and demolition waste from landfills; 
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• Mandatory use of low-pollutant emitting interior finish materials such as paints, carpet, vinyl flooring, 

and particle board; and 

• For single-family and some low-rise residential development developed after January 1, 2020, 

mandatory on-site solar energy systems capable of producing 100 percent of the electricity demand 

created by the residence(s).   

Development of the Project would involve the use of energy during construction and operation. Site 

preparation, grading, paving, and building construction would consume energy in the form of gasoline and 

diesel fuel through the operation of heavy off-road equipment, trucks, and worker trips. Consumption of such 

resources would be temporary and would cease upon the completion of construction. Due to the limited scale 

of the Project and the provision to limit idling set forth above in Mitigation Measure AQ-1 (see Air Quality) 

construction activities would not result in inefficient energy consumption during construction. As such, 

construction-related energy impacts would be less than significant.  

Long-term operational energy use associated with the Project includes electricity and natural gas 

consumption associated with the new buildings (e.g., lighting, electronics, heating, air conditioning, 

refrigeration), energy consumption related to water usage and solid waste disposal, and fuel consumption 

(gasoline and diesel) by vehicles associated with the Project through the generation of new vehicle trips. While 

the long-term operation of the Project would result in an increase in energy consumption compared to 

existing conditions, the Project will incorporate design measures in compliance with CalGreen Tier 1, the 

Calistoga General Plan, and the Calistoga Municipal Code to minimize energy consumption. Therefore, 

operation of the Project would not result in wasteful, inefficient, or unnecessary consumption of energy and 

impacts would be less than significant. 

TRANSPORTATION/CIRCULATION 

The IS/MND concluded that the Vineyard Oaks Project would result in less than significant impacts to 

Transportation resulting from a substantial increase in hazards due to a geometric design feature, as well as 

a conflict with a program, plan, ordinance, or policy addressing the circulation system, or as a result of 

inadequate emergency access. The IS/MND predates the CEQA mandated inclusion of a Vehicle Miles Traveled 

(VMT) metric in accordance with appendix G of the CEQA Guidelines. As such, the IS/MND does not contain a 

VMT analysis and no VMT findings were previously made. 

With regard to VMT generation, the estimated trips generated by the Project would need to be at least 15 

percent below the countywide average for residential in order to result in a less than significant impact. The 

countywide average VMT is 14.18 per capita, and the Project would need to generate 12.05 VMT per capita or 

below to have a less than significant impact. As stated in the Transportation Impact Study (Appendix G), 

prepared by W-Trans dated May 21, 2025, the Project would generate 9.95 VMT per capita, which achieves 

the 15 percent reduction below the countywide average. Therefore, impacts due to VMT generated by the 

Project would be less than significant.  

Furthermore, the Project will continue to result in less than significant impacts related to inadequate 

emergency access. No road closures are anticipated and temporary construction encroaching into the public 

right-of-way during installation of frontage improvements have been analyzed as part of the IS/MND. 

Furthermore, it is not anticipated that such encroachment would substantially impair emergency access. At 

operation, the Project will provide adequate emergency access as all drive aisles have been designed with 

sufficient width and turning radius and frontage roads will be fully improved to continue to accommodate 

emergency vehicles. The site will have access to Grant Street from two access points. 
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Therefore, the Project will not result in any new or more severe impacts to transportation as compared to 

impacts evaluated in the IS/MND. 

 WILDFIRE 

The IS/MND predates the CEQA mandated inclusion of a Wildfire chapter in accordance with Appendix G of 

the CEQA Guidelines. As such, the IS/MND does not contain a wildfire discussion and no wildfire findings were 

previously made.  

The City of Calistoga’s planning area is susceptible to wildland fires due to moderate fuel loads and 

undeveloped parcels that contain grasslands. Global climatic conditions such as increased heat, prolonged 

periods of drought and extreme weather also contribute to wildfire risks. The areas most susceptible to fire 

hazards are located south of foothill boulevard and north of the Silverado Trail/Lincoln Avenue intersection; 

these areas are designated as “Very High Fire Hazard Severity Zone” and “High Fire Hazard Severity Zone” 

respectively.   

In October 2017, the Tubbs Fire (Central LNU Complex) burned approximately 36,807 acres in the northern 

and eastern portions of the City of Calistoga. Residents were exposed to direct effects of the wildfire, such as 

the loss of a structure, and to the secondary effects of the wildfire, such as smoke and air pollution. Smoke 

generated by wildfire consists of visible and invisible emissions that contain particulate matter (soot, tar, water 

vapor, and minerals) and gases (carbon monoxide, carbon dioxide, nitrogen oxides). Public health impacts 

associated with wildfire include difficulty in breathing, odor, and reduction in visibility. 

The Project site is located within the City limits and surrounded by roadways and developed and undeveloped 

lands. The City’s No-Harm Map indicates that the site is located in Fireshed 141 which has a risk description 

of Wildland Low and a risk rating of 1(lowest).2   

The Project is not located in a Very High Fire Hazard Zone as designated by CalFire. Further, the Project has 

one main access point on Grant Street and an Emergency Vehicle Access from Mora Avenue. and will be 

constructed in compliance with the uniformly applied standards of the California Building Code and the 

California Fire Code. The Project has been reviewed by the Napa County Fire Marshall and conditions have 

been established. Therefore, the Project will not exacerbate wildfire risks, and will not thereby expose Project 

occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire.  

The Project terrain is relatively flat with slopes of 1%-2% on the Project site. The Project’s stormwater control 

plans will retain stormwater on site through the use of bioretention facilities. Therefore, the Project will not 

expose people or structures to significant risks from downslope or downstream flooding or landslides, as a 

result of runoff, post-fire slope instability, or drainage changes. 

In compliance with the Calistoga Municipal Code, all new utilities will be placed underground. Further, the 

Project was reviewed by the City Engineer who determined that the City has sufficient water to support fire 

flows required to serve the property. Therefore, the Project will not require the installation or maintenance 

of associated infrastructure that would exacerbate fire risk or result in temporary or ongoing impacts to the 

environment.  

 

2 City of Calistoga Wildfire Mapping, 2021 No-HARM Tool.  Website address: https://www.ci.calistoga.ca.us/city-hall/departments-

services/wildfire-mapping accessed on June 13, 2024. 

https://www.ci.calistoga.ca.us/city-hall/departments-services/wildfire-mapping%20accessed%20on%20June%2013
https://www.ci.calistoga.ca.us/city-hall/departments-services/wildfire-mapping%20accessed%20on%20June%2013


City of Calistoga   

 

2400 Grant St. 28 IS/MND Addendum 

The City of Calistoga has an emergency evacuation plan that relies on zones for the safe evacuation of 

Calistoga in the City.  The City’s Zonehaven Map shows the site as located in Evacuation Zone CAL-004.3 The 

Project will have a primary vehicular access on Grant Street. In the event of a fire, residents would be 

evacuated using either Highway 29 or Highway 128 depending on the direction of the fire.  The City has three 

emergency siren towers that are intended to provide notification in the event of a simultaneous emergency 

and power outage. The Project is located approximately 800 feet east of the City’s emergency siren located 

on Grant St. The acoustical analysis of the City’s siren system shows that the siren would have an Lmax of 80 

dB(C) on the Project site. As the Project is within an existing evacuation zone and within the siren notification 

area, the project will not substantially impair an adopted emergency response plan or emergency evacuation 

plan. 

Therefore, the proposed Project will not result in any new or more severe impacts to wildfire as compared 

to impacts evaluated in the IS/MND. 

CONCLUSION 

As described above, the Project will not result in new or more severe environmental impacts beyond those 

identified in the Vineyard Oaks Subdivision IS/MND, approved in 2008. The Project will be subject to all 

applicable mitigation measures identified in the MMRP adopted for the approved Vineyard Oaks Subdivision 

Project, and as revised in the Updated MMRP (Section 6. Mitigation Monitoring and Reporting Program). 

Therefore, the Project will not result in any new or more severe impacts as compared to impacts evaluated in 

the prior environmental analysis prepared for the Project site. As such, no further environmental review is 

warranted. 

5. REFERENCE DOCUMENTS 

The following information sources were referenced in the preparation of this Addendum to the Initial 

Study/Mitigated Negative Declaration and are available for review online or at the City of Calistoga Planning 

counter during normal business hours. Questions or requests to review any of the technical appendices listed 

below may be directed to Assistant Planner Lauren Clark lclark@ci.calistoga.ca.us.  

5.1. TECHNICAL APPENDICES  

A. Land Evaluation and Site Assessment prepared by M-Group on June 12, 2024. 

B. Biological Resources Assessment Technical Memorandum prepared by Greg Matuzak Environmental 

Consulting LLC on May 22, 2024. 

C. Tree Evaluation for 2400 Grant Street prepared by Bob Peralta Arbor Consulting on April 25, 2025. 

D. Stormwater Control Plan prepared by Adobe Associates, Inc. on May 21, 2025. 

E. Assessment of Building Within the Vineyard Oaks Subdivision Project Area Located in the City of Calistoga, Napa 

County prepared by Greg Matuzak Environmental Consulting LLC on May 22, 2024 

F. 2400 Grant Street, Calistoga Preliminary Historic Resource Evaluation prepared by M-Group on June 28, 

2024. 

 

3 City of Calistoga Zone Haven prepared by genasys Protect.  Website address: 

https://protect.genasys.com/search?z=14&latlon=38.589164912044%2C-122.58842870713602  accessed on June 13, 2024. 

mailto:lclark@ci.calistoga.ca.us
https://protect.genasys.com/search?z=14&latlon=38.589164912044%2C-122.58842870713602
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G. Final Transportation Impact Study for the 2400 Grant Street Project prepared by W-Trans on May 21, 2025.  

5.2. OTHER DOCUMENTS REFERENCED  

1. Initial Study/Mitigated Negative Declaration for Vineyard Oaks Project at 2400 Grant Street. Adopted by the 

City of Calistoga on June 3, 2008. 

2. 2400 Grant Street – Tentative Map/Design Review Permit Application CEQA Review prepared by Jeff Stone, 

2400 Associates on April 25, 2025. 

3. 2400 Grant Street, Calistoga Civil Plans prepared by Adobe Associates Inc. on April 29, 2025. 

4. Organic Waste Disposal Reduction Status Impact Report (SIR) for Short-Lived Climate Pollutants Clover Flat 

Resource Recovery Park prepared by Golder Associates USA, Inc. , December 2022. 

5. BAAQMD 2017 Bay Area Clean Air Plan, prepared by the Bay Area Air Quality Management District, April 

2022. 

6. California Environmental Quality Act Air Quality Guidelines, prepared by the Bay Area Air Quality 

Management District, 2022. 

7. California Department of Conservation Farmland Mapping and Monitoring Program. Accessed on May 23, 

2024.  

8. Cultural Resource Inventory prepared by Archaeological Resource Service on January 16, 2024.  

9. City of Calistoga No-HARM Mapping Tool website. https://www.ci.calistoga.ca.us/city-hall/departments-

services/wildfire-mapping, accessed on June 13, 2024. 

10. City of Calistoga Zonehaven Aware.  Website address: 

https://protect.genasys.com/search?z=14&latlon=38.589164912044%2C-122.58842870713602 accessed 

on June 13, 2024. 

11. City of Calistoga Municipal Code Section 15.44 Green Building Standards adopted by Ord. 757§4(Exh. A), 

2022) 

12. City of Calistoga General Plan Calistoga General Plan | City of Calistoga  

13. City of Calistoga Zoning Code updated on April 9, 2024.  

https://www.codepublishing.com/CA/Calistoga/#!/Calistoga17/Calistoga17.html 

14. City of Calistoga SoundPlan Map prepared by Federal Signal Safety and Security Systems on September 3, 

2019.  

15. Engineering Memo on Groundwater Recharge prepared by Adobe Associates, Inc. on May 22, 2024 

16. Geotechnical Exploration Report at 2400 Grant Street, prepared by KC Geotechnical Engineering 

Consultants, dated April 15, 2024. 

  

https://www.ci.calistoga.ca.us/city-hall/departments-services/wildfire-mapping%20accessed%20on%20June%2013
https://www.ci.calistoga.ca.us/city-hall/departments-services/wildfire-mapping%20accessed%20on%20June%2013
https://protect.genasys.com/search?z=14&latlon=38.589164912044%2C-122.58842870713602
https://www.ci.calistoga.ca.us/city-hall/departments-services/planning-building-department/plans-programs-and-land-use-regulations/calistoga-general-plan/calistoga-general-plan
https://www.codepublishing.com/CA/Calistoga/#!/Calistoga17/Calistoga17.html
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6. MITIGATION MONITORING AND REPORTING PROGRAM 


